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A. INTRODUCTION 

The purpose of the Preserve Edge Plan is to identify allowable uses within 
appropriate land use designations for areas adjacent to the Otay Ranch 
Preserve.  In accordance with Policy 7.2 of the Otay Ranch Resource 
Management Plan, a Preserve Edge Plan is to be developed for all SPAs that 
contain areas adjacent to the Preserve.  The Preserve Edge Plan area is a public 
or privately owned 100-foot wide strip of land adjacent to the Preserve.  To 
provide further guidance relating to the content of the Preserve Edge Plan, the 
Chula Vista MSCP Subarea Plan contains policies related to land use 
adjacency.  RMP and MSCP policies are summarized and evaluated below. 

B. COMPLIANCE WITH RMP/MSCP SUBAREA PLAN POLICIES 

The following discussion provides a description of policies identified in the 
Chula Vista MSCP Subarea Plan, which were developed in consideration of 
the requirements of the RMP, as well as compliance measures to be carried out 
by the various components of the SPA Plan.  The discussion is divided into 
edge effect issue areas identified in the Subarea Plan.  

1. Drainage 

MSCP Policy: 

"All developed and paved areas must prevent the release of toxins, chemicals, 
petroleum products, exotic plant materials and other elements that might 
degrade or harm the natural environment or ecosystem processes within the 
Preserve.  This can be accomplished using a variety of methods including 
natural detention basins, grass swales or mechanical trapping devices.  These 
systems should be maintained approximately once a year, or as often as needed, 
to ensure proper functioning.  Maintenance should include dredging out 
sediments if needed, removing exotic plant materials, and adding chemical-
neutralizing compounds (e.g., clay compounds) when necessary and 
appropriate." (Page 7-25) 

Compliance: 

Development of the site would reduce natural erosion and sedimentation 
potential through the increase in impervious surfaces.  However, erosion 
potential would exist at the locations where runoff is ultimately released from 
the Plan area.  To avoid erosion impacts, the project has been designed to 
include energy dissipation structures to reduce runoff flow velocities to below 
erosive velocity limits.  

Post-construction BMPs are included in the design of the SPA Plan area. The 
BMP facilities, designed to divert 85th percentile runoff rate volume (defined by 
San Diego Regional Water Quality Control Board Order No. 2000-01 as the 
runoff generated from the 85th percentile, 24-hour rainfall event), to the 
proposed treatment train system summarized below. 
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As fully described in the Master Drainage Study for Otay Ranch Villages 2, 3 
& 4 dated July 14, 2005, and the Water Quality Technical Report for Otay 
Ranch Village 2, 3 and 4 dated October 28, 2005 prepared by Hunsaker & 
Associates, two basins have been proposed to mitigate peak design flows to 
below pre-development levels, as described below:   

 The majority of runoff will be routed through a proposed detention 
basin located south of neighborhood R-21, in the unnamed tributary 
just upstream of its confluence with Wolf Canyon Creek.   

 All runoff from Village 3 will be routed via storm drain to the 
intersection of Heritage Road and Main Street/Rock Mountain Rd.   
A detention basin located near the intersection of Heritage Road and 
Main Street/Rock Mountain Road.  This basin will detain developed 
condition flows from the Otay Ranch Business Park and Flat Rock 
Company parcels to the south of Main Street/Rock Mountain Road to 
below predevelopment levels prior to discharging to the Otay River.  

As fully described in the Water Quality Technical Report for Otay Ranch Villages 
2, 3, and 4 dated October 28, 2005, prepared by Hunsaker & Associates, flow-
based BMPs will be provided in the locations described below.     

The proposed Best Management Practices (“BMP”) treatment train system will 
reduce project pollutant to the maximum extent practicable prior to discharge 
to the Wolf Canyon Preserve.  

Dry weather flows and 85th percentile (first flush) flows will be diverted from 
the main storm drain system for treatment via a diversion weir or offset invert. 
These diversion structures will be designed to guarantee that flows from the 
entire 85th percentile runoff event are treated. 

Per standards set forth by the San Diego County Regional Water Quality 
Control Board, only flows from the 85th percentile first flush event are 
required to be treated. Urban pollutants, which accumulate in urban drainage 
conveyance systems in the absence of runoff, are displaced and transported 
downstream by the first flush event. After the first flush event, it is assumed 
that the accumulated pollutants have been moved downstream.  Thus, flows in 
excess of the first flush event are assumed to convey clean water and are 
allowed to bypass the storm water treatment system.  

Primary treatment will be provided by a Vortechs separator system, which will 
treat all dry weather and 85th percentile flows and will provide high removal 
efficiencies for total suspended solids, oil, grease, trash, and debris from the 
treated runoff.  

Following primary treatment, all dry weather flows and a portion of the first 
flush flow (roughly the first 1/3 of the 85th percentile storm) will receive 
secondary treatment in a StormFilter treatment system. This secondary BMP 
will provide additional high-level treatment for additional project pollutants 
(nutrients, heavy metals, colloidal materials) not fully treated by the Vortechs 
system. 
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Finally, dry weather, first flush and high flows from the southern portion of 
Village 2 will pass through the vegetated Wolf Canyon peak flow attenuation 
detention basin prior to discharge to the Preserve.  Tertiary treatment would be 
provided as dry weather and 85th percentile flows route through the vegetated 
basin bottom. Due to the large 85th percentile flows to the treatment units for 
Village 2 south and Village 3, custom designed units will be provided. 

 A Vortech treatment unit and a StormFilter unit will be located in the 
southwest corner of the Village Four Community Park site to treat 
flows from the community park prior to discharging to Wolf Canyon 
Creek. 

 A Vortech treatment unit and a StormFilter unit will be located south 
of neighborhood R-21 to treat flows from the southern area of Village 
2 prior to discharging to Wolf Canyon Creek. 

 A Vortech treatment unit and a StormFilter unit will be located north 
of the intersection of Heritage Road and Main Street/Rock Mountain 
Road to treat flows from the Otay Ranch Business Park (Village 3) 
prior to discharging to the Otay River. 

 A Vortech treatment unit and a StormFilter unit will be located in 
Main Street/Rock Mountain Road to treat flows from the portion of 
Village Three owned by the Otay Land Company south of Main 
Street/Rock Mountain Road prior to discharging to the Otay River.  

The final design for the SPA Plan drainage is required to demonstrate the 
following:  

 Detention and storm water treatment facilities shall treat dry-weather 
flows and 85th percentile runoff;  

 Each inlet, outlet, interceptor, concentration or confluence point, 
shall be demonstrated to handle the peak runoff for post-development 
conditions; 

 The proposed system shall be integrated with existing and proposed 
downstream drainage facilities to effectively control flows within the 
entire system; 

 Main lines and detention/desilting facilities shall be designed pursuant 
to Section 3-202-1 of the Chula Vista Subdivision Manual.  

The water quality/detention facilities are shown in Exhibit 1.  In addition to 
the water quality units, the RWQCB regulations require that a Storm Water 
Pollution Prevention Plan (SWPPP) be prepared for development within the 
SPA Plan area.  The SWPPP would address water quality impacts associated 
with construction and operation of the project.  To mitigate impacts from “first 
flush” runoff and flow, all BMPs identified in the SWPPP would be 
implemented.  The SWPPP will be consistent with the requirements of the 
federal Clean Water Act and the BMPs of the RWQCB.  BMPs identified in 
the SWPPP will include, but are not limited to the following: 
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Construction- Related Measures: 

 Existing vegetation will be retained where possible.  To the extent 
feasible, grading activities will be limited to the immediate area 
required for construction. 

 Temporary erosion control measures will be employed for disturbed 
areas. 

 No disturbed surfaces will be left without erosion control measures in 
place from October 1 through April 1. 

Design/Post-Construction Measures: 

 Sediment will be retained on-site by a system of sediment basins, traps, 
or other appropriate measures. 

 Where deemed necessary, storm drains will be equipped with silt and 
oil traps to remove oils, debris and other pollutants.  Storm drain 
inlets shall be labeled “No Dumping-Drains to Ocean.” Storm drains 
shall be regularly maintained to ensure their effectiveness. 

 The parking lots will be designed to allow storm water runoff to be 
directed to vegetative filter strips and/or oil-water separators to control 
sediment, oil, and other contaminants. 

 Permanent energy dissipation structures will be installed for each 
drainage outfall to a natural watercourse. 

 The project area drainage basins will be designed to provide effective 
water quality control measures.  Design and operational features of the 
drainage basins will include design features to provide maximum 
detention time for settling of fine particles; maximize the distance 
between basin inlets and outlets to reduce velocities; and establish 
maintenance schedules for periodic removal of sedimentation, 
excessive vegetation and debris. 

In addition to the permanent drainage facilities, temporary desiltation basins to 
control construction related water quality impacts would be constructed within 
the Plan area with each grading phase to control sedimentation during 
construction. The interim desiltation basins would be designed to prevent 
discharge of sediment from the project grading operations into the natural 
drainage channel and would incorporate water quality control features to 
comply with Regional Water Quality Control Board 401 Certification 
requirements.  The exact size, location and component elements of these 
interim basins would be identified on the grading plans.  
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Exhibit 1 -  Water Quality/Detention Facilities  
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2. Toxic Substances   

MSCP Policy: 

"All agricultural uses, including animal-keeping activities, and recreational 
uses that use chemicals or general by-products such as manure, potentially 
toxic or impactive to wildlife, sensitive species, habitat, or water quality need 
to incorporate methods on their site to reduce impacts caused by the 
application and/or drainage of such materials into the Preserve.  Methods shall 
be consistent with requirements requested by the Regional Water Quality 
Control Board (RWQCB) and National Pollution Discharge Elimination 
System Permit (NPDES)." (Page 7-26) 

Compliance: 

The SPA Plan area would phase out agricultural uses adjacent to the Preserve, 
consistent with the SPA Plan Agricultural Plan.  Current agricultural activities 
on the site consist of dry-farming and cattle grazing.  The dry-farming practiced 
on the site does not involve the use of fertilizers or pesticides. 

3. Lighting  

MSCP Policy: 

"Lighting of all developed areas adjacent to the Preserve should be directed 
away from the Preserve, wherever feasible and consistent with public safety.  
Where necessary, development should provide adequate shielding with non-
invasive plant materials (preferably native), berming, and/or other methods to 
protect the Preserve and sensitive species from night lighting.  Consideration 
should be given to the use of low-pressure sodium lighting." (Page 7-26) 

Compliance: 

The Montecito Design Plan and the Otay Ranch Business Park Design 
Guidelines include criteria for the design of lighting for the villages and 
surrounding streets.  Improvement plans for the village and streets will include 
shielded lighting designs that avoid spillover light in the Preserve.  Lighting 
Plans and a photometric analysis shall be prepared to illustrate the location of 
proposed lighting standards and type of shielding measures. 

4. Noise 

MSCP Policy: 

"Uses in or adjacent to the Preserve should be designed to minimize noise 
impacts.  Berms or walls should be constructed adjacent to commercial areas 
and any other use that may introduce noises that could impact or interfere 
with wildlife utilization of the Preserve.  Excessively noisy uses or activities 
adjacent to breeding areas, including temporary grading activities, must 
incorporate noise reduction measures or be curtailed during the breeding 
season of sensitive bird species.  

Where noise associated with clearing, grading or grubbing will negatively 
impact an occupied nest for the least Bell’s vireo during the breeding season 
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from March 15 to September 15, noise levels should not exceed 60 CNEL.  
However, on a case by case basis, if warranted, a more restrictive standard may 
be used.  If an occupied least Bell’s vireo nest is identified in a pre-construction 
survey, noise reduction techniques, such as temporary noise walls or berms, 
shall be incorporated into the construction plans to reduce noise levels below 
60 CNEL. 

Where noise associated with clearing, grubbing or grading will negatively 
impact, an occupied nest for raptors between January 15-July 31 or the 
California gnatcatcher between February 15 and August 15 (during the 
breeding season), clearing, grubbing or grading activities will be modified if 
necessary, to prevent noise from negatively impacting the breeding success of 
the pair.  If an occupied raptor or California gnatcatcher nest is identified in a 
pre-construction survey, noise reduction techniques shall be incorporated into 
the construction plans.  Outside the bird breeding season(s) no restrictions 
shall be placed on temporary construction, noise." (Page 7-26) 

Compliance: 

Requirements placed on the project by the EIR include pre-grading surveys for 
gnatcatchers, vireos and nesting raptors. Based on those surveys and locations 
of nesting birds in the year of grading, if it is determined that the noise impact 
thresholds established in the Chula Vista Subarea Plan would be exceeded, the 
applicant would be required to reduce the impact below the designated 
threshold through either modification of construction activities or avoiding 
clearing, grubbing, grading or construction activities within 500 feet of an 
occupied nest site. 

5. Invasives 

MSCP Policy: 

"No invasive non-native plant species shall be introduced into areas 
immediately adjacent to the Preserve.  All slopes immediately adjacent to the 
Preserve should be planted with native species that reflect the adjacent native 
habitat.  The plant list contained in the “Wildland / Urban Interface: Fuel 
Modification Standards,” and provided as Appendix L of the Subarea Plan, 
must be reviewed and utilized to the maximum extent practicable when 
developing landscaping plans in areas adjacent to the Preserve.  (Page 7-27) 

Compliance: 

Landscape adjacent to the Preserve will not contain any invasive species, as 
determined by the City of Chula Vista.  The following list provides species to 
be planted on manufactured slopes adjacent to the Preserve boundary.  This 
list also meets the requirements outlined in the Fire Protection Plan as these 
manufactured slopes are also within the 150’ Brush Management Zone required 
by the MSCP Subarea Plan.  Any changes to the plant species listed below 
must be approved by the Director of Planning and Building.  The area may be 
planted with container stock (liners) or a hydroseed mix. 
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Common Name Scientific Name 

Toyon* Heteromeles arbutifolia 

Bladderpod* Isomeris arborea 

<no common name>* Lycium andersonii 

Hollyleaf cherry* Prunis ilicifolia 

Red berry* Rhamnus crocea 

Fuchsia flowering gooseberry* Ribes speciosum 

Goatnut* Simmondsia chinensis 

Bush sunflower Encelia Californica 

Golden yarrow  Eriophyllum confertiflorum 

Common tarplant Hemizonia fasciculata 

Arroyo lupine Lupinus succulentus 

Purple needlegrass Nassella pulchra 

Blue eyed grass Sisyrinchium bellum 

Coast cholla Opuntia prolifera 

Coast prickly pear Opuntia littoralis 

<no common name> Opuntia oricola 

Snake cholla Cylindropuntia californica  
var. californica 

Mohave yucca Yucca schidigera 

Salt grass Distichlis spicata 

Our Lord’s candle Yucca whipplei 

San Diego sunflower Viguiera laciniata 

*Containers only, others can be hydroseeded 

 

6. Buffers 

MSCP Policy: 

"There shall be no requirements for buffers outside the Preserve, except as may 
be required for wetlands pursuant to Federal and/or State permits, or by local 
agency CEQA mitigation conditions.  All open space requirements for the 
Preserve shall be incorporated into the Preserve.  Fuel modification zones must 
be consistent with Section 7.4.4 of the Subarea Plan." 

Compliance: 
Fuel modification zones have been incorporated into the proposed 
development areas of the SPA Plan pursuant to the requirements of the 
Subarea Plan. Where appropriate, graded landscaped slope areas will be 
maintained pursuant to Fire Department requirements and will be outside of 
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the Preserve.  A Fire Protection Plan; Otay Ranch Villages 2, 3 and a portion 
of 4 has been prepared that provides specific fuel modification requirements for 
the entire SPA area. Consistent with the Chula Vista MSCP requirements, a 
150’ Brush Management Zone has been established adjacent to the preserve. A 
description of this Brush Management Zone is provided below and shown in 
Exhibit 2. 

Brush Management Zones: 

 Zone 1:  
 0’ – 50’ 

 Irrigated 

 The plant height requirements shall be: 

75% of the plant material may not exceed 18” in height 

25% of the plant material may not exceed 24” in height 

Randomly place CVFD approved succulent type plant material 
may exceed the height requirements, provided that they are 
spaced in groups of no more than three and a minimum of five feet 
away from described “clear access routes”.   

 Zone 2:  
 51’ – 100’ 

 Temporary above-ground irrigation permitted during plant 
establishment period. 

 The plant height requirements shall be:  

75% of the plant material may not exceed 36” in height 

25% of the plant material may not exceed 48” in height 

Randomly place CVFD approved succulent type plant material 
may exceed the height requirements, provided that they are 
spaced in groups of no more than five and a minimum of five feet 
away from described “clear access routes”.   

 Zone 3:  
 101’ – 150’ 

 Temporary above-ground irrigation permitted during plant 
establishment period. 

 The plant height requirements shall be: 

75% of the plant material may not exceed 36” in height 

25% of the plant material may not exceed 48” in height 

Randomly place CVFD approved succulent type plant material 
may exceed the height requirements, provided that they are 
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spaced in groups of no more than nine and a minimum of five feet 
away from described “clear access routes”.   

 

Exhibit 2 -  Wolf Canyon Village Perimeter 

 

 
A more detailed description of the Brush Management Zone, including 
maintenance activities, planting programs, etc. is provided in the Fire 
Protection Plan; Otay Ranch Villages 2, 3 and a portion of 4.  Any proposed 
changes in the Brush Management Zone are subject to approval by the Chula 
Vista Director of Planning and Building and the Chula Vista Fire Chief. 

The 100’ preserve edge is included within the 150’ Brush Management Zone.  
Where the edge condition involves streets and/or front yard areas adjacent to 
Preserve areas, hard surface and irrigated landscaped areas would serve as 
wildland fire buffers, in accordance with any specific requirements of the Fire 
Protection Plan.   

The irrigation design proposed for the preserve edge in Wolf Canyon/Village 2, 
3 and 4 (portion) includes permanent irrigation within Brush Management 
Zone 1 (0-50 feet) and temporary irrigation in Zones 2 and 3 to ensure the 
establishment of vegetation intended to stabilize the slope and minimize 
erosion.  The temporary irrigation is described below: 

Zone 2 (51 – 100 feet) would be irrigated with above ground irrigation lines 
and only during plant establishment using sprinkler heads that spray 360 
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degrees.  When the plants have become established, the sprinkler heads will be 
adjusted to spray only 180 degrees toward the upper 50 feet of the slope. 

Zone 3 (101 – 150 feet) will also be irrigated to ensure the establishment of 
vegetation intended to stabilize the slopes and minimize erosion. Irrigation in 
this zone will also be irrigated with above ground irrigation lines that would be 
completely removed upon plant establishment. 

If properly managed, the temporary irrigation of brush management Zones 2 
and 3 as described above, does not conflict with the Adjacency Management 
Issues found in Section 7.5.2 of the City of Chula Vista MSCP Subarea Plan. 

MSCP Adjacency Guidelines 

All new development must adhere to the Adjacency Guidelines for drainage 
found on Page 7-25 of the Subarea Plan.  In summary, the guidelines state that: 

1. All developed areas must prevent the release of toxins, chemicals, 
petroleum products, exotic plant materials and other elements 
that might degrade or harm the natural environment or ecosystem 
processes within the Preserve. 

2. Develop and implement urban runoff and drainage plans which 
will create the least impact practicable for all development 
adjacent to the Preserve. 

3. All development located within or directly adjacent to or 
discharging directly to an environmentally sensitive area are 
required to implement site design, source control, and treatment 
control Best Management Practices (BMPs). 

To adhere to these MSCP guidelines, excessive runoff into the Preserve from 
adjacent irrigated slopes must be prevented.  Erosion control BMPs must be 
installed prior to planting and watering to prevent siltation into the Preserve.  
The irrigation system installed on the slopes should have an automatic shutoff 
valve to prevent erosion in the event the pipes break.  Irrigation schedules for 
the slopes adjacent to Wolf Canyon must be evaluated and tested in the field 
to determine the appropriate water duration and adjusted, as necessary, to 
prevent excessive runoff. 

In addition, a manual weeding program or the focused application of 
glyphosate shall be implemented on the manufactured slopes adjacent to the 
Wolf Canyon portion of the Preserve to control weeds that are likely to be 
encouraged by irrigation.  Weed control efforts should occur quarterly or as 
needed, to prevent weeds on the manufactured slopes from moving into the 
adjacent Preserve.  A qualified monitor shall check the irrigated slopes  during 
plant establishment to verify that excessive runoff does not occur and that any 
weed infestations are controlled. 
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7. Restrict Access 

Both the Otay Ranch RMP and Chula Vista MSCP Subarea Plan contain 
policies that restrict or limit access into the Preserve.  These policies are 
discussed below: 

Policy 6.5 of the Otay Ranch Resource Management Plan states the following: 

“Identify restricted use areas within the Preserve.” 

  Standard: Public access may be restricted within and adjacent to wetlands, 
vernal pools, restoration areas, and sensitive wildlife habitat (e.g., during 
breeding season) at the discretion of the Preserve Owner/Manager. 

  Guidelines: 

 1. The Preserve Owner/Manager shall be responsible for identifying and 
designating restricted areas based on biological sensitivity…” 

MSCP Policy: 

“The public access to finger canyons will be limited through subdivision 
design, fencing or other appropriate barriers, and signage.” 

“Install barriers (fencing, rocks/boulders, appropriate vegetation) and/or 
signage in new communities where necessary to direct public access to 
appropriate locations.” 

Compliance: 

Pursuant to the requirements of the MSCP Subarea Plan and RMP, the 
Villages 2, 3 and a portion of 4 land plans have been designed to limit access to 
the adjacent Wolf Canyon preserve area.  The subdivision does not provide 
public trail access connecting the subdivision to the preserve and the trail 
within Wolf Canyon proposed in the adopted Chula Vista Greenbelt Master 
Plan has been eliminated.  The SPA Plan, Village Design Plan and Business 
Park Guidelines provide Wall and Fence Plans for both Villages 2 and 3.  View 
fencing/walls along the Wolf Canyon edge will be provided outside the 
Preserve, within the Brush Management Zone. This property will be 
maintained by the City of Chula Vista, with maintenance funded through an 
open space maintenance district.  Access to the Brush Management Zone will 
be provided via locked gates for maintenance and fire protection activities 
only.  The conceptual location of perimeter fencing is depicted in Exhibit 3.  
The exact location and type of all proposed fencing will be depicted on the 
overall Village 2 and Village 3 Landscape Master Plans and will be subject to 
review and approval by the Director of Planning and Building.  Signage, 
identifying the MSCP Preserve and notifying the public of access restrictions, 
will be provided at key locations along the Wolf Canyon edge. The detailed 
sign design will be provided on the Village 2 and Village 3 Landscape Master 
Plans and will be subject to review and approval by the Director of Planning 
and Building, and the Director of General Services or designee. 
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Exhibit 3 -  Wall and Fence Concept 
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INTRODUCTION 

The 1993 Otay Ranch Program EIR requires the preparation of an agriculture 
plan concurrent with the approval of any SPA affecting onsite agricultural 
resources.  The Findings of Fact state that the agricultural plan shall indicate 
the type of agriculture activity being allowed as an interim use including 
buffering guidelines designed to prevent potential land use interface impacts 
related to noise, odors, dust, insects, rodents and chemicals that may 
accompany agricultural activities and operations. 

Historical agricultural uses in the Village of Montecito and Otay Ranch 
Business Park "Project Area," include dry farming, as well as cattle and sheep 
raising.  Crop production was limited to “dry farming” of hay and grains due to 
limited water availability.  Cultivation and cattle grazing activities are 
permitted in the Project Area. Cattle grazing is no longer occurring on the 
property. However, cultivation will continue until the property is developed. 

PHASED ELIMINATION OF AGRICULTURAL USES 

Farming 

Land utilized for agricultural activities in properties surrounding the Project 
Area has decreased in recent years.  Factors that have led to the decrease in 
agricultural use include the conversion of farmland into urban uses as a result of 
increases in property taxes and the high cost of importing water.  The phased 
development of the Project Area incrementally converts agriculture uses to 
urban development.  Consistent with the Otay Ranch GDP, the following 
agricultural standards will be employed: 

 A 200-foot distance buffer shall be maintained between developed 
property and ongoing agricultural operations.  Use of pesticides 
shall comply with federal, state and local regulations. 

 In those areas where pesticides are to be applied, vegetation shall 
be utilized to shield adjacent urban development (within 400 feet) 
from agricultural activities. 

 The applicant shall notify adjacent property owners of potential 
pesticide application through advertisements in newspapers of 
general circulation. 

 Where necessary to ensure the safety of area residents, appropriate 
fencing shall be utilized. 
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Grazing 

The Otay Ranch RMP includes a Range Management Plan.  The purpose of the 
Range Management Plan is to provide a framework for the coordinated control 
of grazing within the Otay Ranch Preserve.  Grazing no longer occurs within 
the Project Area. 
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